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f <VlEW ld="Vlew01" MimeType="text/html" Tagged="True"> 

<N|EW> 
<V|EW ld="Vlew02" Tagged="True"> 

<SIG_TARGEI' ld="Certi?er01"> 
<html> 
<head> 

<t'rtle>CERTlFlCATlON of EXECUTED PAPER<ltitle> 
<Ihead> 
<body> This electronic mortgage document has been compared to a corresponding executed paper 

mortgage document. The relevant data in the electronic and paper mortgage documents 
match, and other parties can reliably transact on the electronic mortgage document 
without further inspection of the paper mortgage document. <lbody> 

840 { <S|G_AREA |d="Gerti?erAreaD1"> 
<S|G_ABOVE> Certifying Agent <ISIG__ABOVE> 
<brf> 
<SlG_TEXT ld="Certi?er01Sig"> 

eSIgned by John Hancock @ Certi?cation inc. on 11/16/2001 at 16:O5<ISIG_TEXT> 
<SIG_BELOW> 
<span id="Certi?erName">John Hanoock<lspan> 
<span id="Certi?erComp">Certi?cation lnc.<lspan> 
<ISIG_BELOW> 

<brl> 
</SlG_AREA> 

<lhlrnl> 
L </SlG_TARGET> 

<NlEW> 
<SIGNATURES> 

<Signature lD="TamperSeal01"> 
850 {Signature Information for Certifying Agent) 

<lSignature> 
<ISIGNATURES> 

<IELECTRONICDOC> 

FIG. 8B 
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ELECTRONIC MORTGAGE DOCUMENT 
CERTIFICATION 

CROSS REFERENCE TO RELATED 
APPLICATIONS 

The present application is a Divisional Application of the 
patent application Ser. No. 10/326,867, ?led Dec. 20, 2002, 
Which is based on US. Provisional Application No. 60/369, 
030, ?led Apr. 1, 2002, the entire contents of Which are 
incorporated herein by reference. 

BACKGROUND OF THE INVENTION 

1. Field of the Invention 
This invention relates generally to ?nancial transactions, 

more particularly to certifying transactions, and still more 
particularly to certifying electronic mortgage documents 
against corresponding paper documents. 

2. Description of the Related Art 
Borrowers often use lenders to ?nance real estate transac 

tions in the primary mortgage market. A mortgage loan clos 
ing may involve a property sale, or a re?nancing of an oWned 
property. Where there is a property sale, a typical mortgage 
loan closing can involve a buyer, seller, and lender. The lender 
loans funds to the buyer, and disburses them to the seller to 
complete the transaction. The buyer signs a promissory note 
(also referred to as a mortgage note) that obligates the buyer 
to repay the loaned funds. The buyer is thus often referred to 
as the borroWer in the mortgage loan closing transaction. 

Lenders sell mortgages to investors in What is knoWn as the 
secondary mortgage market. Examples of investors include 
government sponsored entities (GSEs) such as Fannie Mae, 
Freddie Mac, and Ginnie Mae. Investors also include com 
mercial banks, community banks, savings and loan associa 
tions, and others. Some of these entities participate as both 
lenders and investors at various times. That is, they both sell 
and purchase portfolios of mortgages. Similar mortgages are 
also often pooled together and used to as security for invest 
ment instruments referred to as form mortgage-backed secu 
rities. 
A problem With the sale of loans in a secondary market is 

the lag time betWeen the original acquisition of the mortgage 
by the lender (e.g., at the closing) and the sale of the mortgage 
to the investor. 

Electronic documents are being introduced for mortgage 
transactions. Use of these documents can be bene?cial to 
participants in such markets because they can reduce the 
amount of physical error checking that is often required for 
paper documents, as Well as the number of opportunities for 
creating discrepancies and errors among and betWeen the 
various forms used by different participants. HoWever, even 
Where a lender uses electronic documents, a typical closing 
Will still often implement traditional paper based practices, 
Wherein borroWers sign standard paper forms using pen and 
ink (also referred to as “Wet” signing in the industry). Where 
such a mortgage is later sold to a secondary market investor, 
since traditional paper forms are used, traditional delays in 
providing funds to lenders pursuant to the mortgage purchase 
by the investor have remained. 
What is needed is expedited sale of mortgage loans on the 

secondary mortgage market folloWing closing of such mort 
gage loans. 

SUMMARY OF THE INVENTION 

The present invention improves on the time needed for 
sales of mortgage loans, typically in the secondary mortgage 
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2 
market. Lender purchase and funding according to embodi 
ments of the present invention minimiZes the above described 
lag time, and thus tends to loWer the costs of participating in 
the secondary market. 

In one aspect, an embodiment of the present invention 
expedites the sale of mortgage loans to investors, and the 
provision of purchase proceeds to a lender. Prior to a closing, 
a lender creates a closing package containing paper docu 
ments or electronic data used to create a paper closing pack 
age. A typical package includes a promissory note, Which is 
also referred to as a note. Although equally applicable to other 
types of mortgage documents, in one embodiment the present 
invention is particularly applicable to the certi?cation of 
promissory notes. 

In practice, a lender provides the closing package to a 
closing agent, Who is responsible for obtaining the necessary 
signatures on the promissory note, among other things. Fol 
loWing a conventional execution of the necessary documents 
in the closing package, including the note, the closing agent 
forWards the executed closing package to a certifying agent. 
Certi?cation that an electronic mortgage document 
adequately corresponds to the executed paper for the pur 
poses of supporting subsequent transactions is then provided. 
In one embodiment, certi?cation of the electronic mortgage 
document against the executed paper includes a determina 
tion that, for a speci?ed data set having a number of ?elds, the 
values in the tWo match. Examples of ?elds in the data set are 
the note date, lender name, lender identi?cation number, bor 
roWer name(s), property address, payment address, loan 
amount, type of loan, term, and interest rate. 

In addition to representing that the electronic mortgage 
document includes the necessary ?elds and has the correct 
corresponding values, certi?cation may comprise other rep 
resentations. These include representations that the note Was 
properly executed pursuant to the closing, that the note Was 
signed as draWn, and that funds Were disbursed from the 
lender to an appropriate recipient (e.g., the borroWer). 

There Will be various environments Wherein parties can 
reliably engage in transactions using the electronic mortgage 
document based upon its having been certi?ed. For example, 
in support of the expedited sale of mortgage loans in a sec 
ondary market, an investor can rely on certi?cation to imme 
diately provide funds to a lender selling the mortgage, in lieu 
of providing such funds after traditional delays involved in 
selling mortgages in the secondary market. 

Preferably, a certifying agent receives an electronic docu 
ment and a corresponding paper document that had been 
executed pursuant to some transaction. The certifying agent 
compares the information contained in the paper to that in the 
electronic mortgage document. If the paper adequately cor 
responds to the electronic document and is otherWise su?i 
cient, then the certifying agent certi?es the electronic docu 
ment so that other parties can reliably engage in transactions 
involving the electronic document Without having to possess 
or otherWise inspect the executed paper document. Certi?ca 
tion can involve application of some form of indicia of certi 
?cation to the electronic document, such as updating the 
value of a ?eld corresponding to certi?cation in the electronic 
document and/or applying a digital or electronic signature 
corresponding to the certifying agent to the electronic docu 
ment. 

Certain embodiments of the present invention are appli 
cable to transactions other than mortgage transactions. Addi 
tionally, embodiments of the present invention are not neces 
sarily limited to funding lenders pursuant to purchases of 
original mortgages by an investor in the secondary market. 
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They also apply to closings pursuant to mortgage re?nancing, 
purchases of mortgages by a Warehouse lender, etc. 

The present invention can be embodied in various forms, 
including business processes, computer implemented meth 
ods, computer program products, computer systems and net 
Works, user interfaces, application programming interfaces, 
and the like. 

BRIEF DESCRIPTION OF THE DRAWINGS 

These and other more detailed and speci?c features of the 
present invention are more fully disclosed in the folloWing 
speci?cation, reference being had to the accompanying draW 
ings, in Which: 

FIG. 1 is an event diagram illustrating an embodiment of 
closing assurance for expedited sale of mortgage loans in 
accordance With the present invention; 

FIG. 2 is a block diagram illustrating components of an 
electronic document used in conjunction With an embodiment 
of closing assurance for expedited mortgage loan sales in 
accordance With the present invention; 

FIGS. 3A-B are How diagrams illustrating another embodi 
ment of closing assurance for expedited mortgage loan sales 
in accordance With the present invention. 

FIGS. 4A-B are schematic diagrams illustrating examples 
of systems in Which expedited mortgage loan sales can be 
provided in accordance With the present invention. 

FIG. 5 is a block diagram illustrating an embodiment of a 
closing assurance application in accordance With the present 
invention. 

FIGS. 6A-B illustrate an example of a format for an elec 
tronic document. 

FIG. 7 is an event diagram illustrating an embodiment of 
certifying an electronic document in accordance With the 
present invention. 

FIGS. 8A-B illustrate an example of a format for an elec 
tronic document including indicia of certi?cation in accor 
dance With the present invention. 

FIG. 9 is a schematic diagram illustrating an application of 
certi?cation and examples of corresponding certi?ed elec 
tronic document transactions in accordance With the present 
invention. 

FIG. 10 is a block diagram illustrating an embodiment of 
an electronic mortgage document certi?cation application in 
accordance With the present invention. 

DETAILED DESCRIPTION OF THE INVENTION 

In the folloWing description, for purposes of explanation, 
numerous details are set forth, such as ?oWcharts and system 
con?gurations, in order to provide an understanding of one or 
more embodiments of the present invention. HoWever, it is 
and Will be apparent to one skilled in the art that these speci?c 
details are not required in order to practice the present inven 
tion. 

FIG. 1 is an event diagram illustrating an embodiment of 
closing assurance based certi?cation for expedited sale of 
mortgage loans. The participants in the process include a 
lender, closing agent, certifying agent, and secondary inves 
tor. The expedited sale process 100 of FIG. 1 avoids tradi 
tional delays in providing funds to lenders pursuant to the 
purchase of a mortgage, notWithstanding the execution of 
paper documents at the closing. Preferably, the process 100 is 
used in conjunction With a system that implements an elec 
tronic data set associated to the paper closing documents. The 
electronic data set comprises ?elds and associated values for 
the particular mortgage transaction. The ?elds in the data set 
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4 
are typically dictated by a seller of the mortgage, such as an 
investor in the secondary mortgage market. Examples of 
?elds in the data set are the note date, lender name, lender 
identi?cation number, borroWer name(s), property address, 
payment address, loan amount, type of loan, term, interest 
rate, and investor identi?cation number. A preferred set of 
?elds is provided beloW, although embodiments of the 
present invention Will implement data sets having feWer, 
greater or Wholly different ?elds. The electronic data set is 
sent to the certifying agent in conjunction With paper closing 
documents, and the certifying agents makes various determi 
nations and ultimately issues a certi?cate having certain rep 
resentations. The investor, upon receipt of a request for fund 
ing from the lender and such a certi?cate, provides funds to 
the lender. 

Referring to the process 100 of FIG. 1, initially closing 
documents are sent 102 to the closing agent for completion of 
the closing. Preferably, the closing documents include a mort 
gage note, Which may also be referred to as a note. The closing 
documents Will be typically sent as a closing package includ 
ing the note, a security instrument, RESPA required docu 
ments, and others. The closing documents can be sent using 
traditional paper document carriers, or may be electronically 
sent to the closing agent, Who then prints the documents and 
assembles the closing package. There are numerous altema 
tives, including couriers, facsimile, and others. Additionally, 
although the lender is shoWn to provide the documents to the 
closing agent, the closing agent may actually access and 
request the closing documents from a third party. For 
example, a service provider may provide a system that alloWs 
the lender to originate and create loan documents, and pro 
vide a facility that alloWs speci?c documents to be accessed 
or forWarded to the closing agent, certifying agent, and oth 
ers. 

Various systems are knoWn for alloWing lenders to gener 
ate mortgage documents. For example, the lender may origi 
nate a mortgage and create the necessary documents in con 
junction With a service provider’s electronic mortgage 
system, such as the MORNETPlus® 2000 system, Which 
implements Desktop UnderWriter®, Desktop Originator®, 
and MORNETPlus Connections, all provided by Fannie Mae. 
In particular, the Desktop UnderWriter® Works With various 
conventional Loan Originating Systems (LOS) to alloW lend 
ers to originate mortgages and create documents such as loan 
applications. Other pertinent documents can also be created 
by independently using an LOS, or through MORNETPlus 
Connections. There are various alternatives, including but not 
limited to those Working With the Freddie Mac Loan Prospec 
tor®, and others. 
The closing agent thus obtains paper closing documents by 

receiving them in paper form from the lender, by printing 
them based on an electronic document, by generating them 
based upon a comprehensive electronic data set, or through 
other means. The closing agent then conducts a conventional 
closing 106, Wherein the documents are revieWed and 
executed by relevant parties, such as the borroWers. The 
executed documents include, among others, the mortgage 
note. The executed closing documents are then sent 108 to the 
certifying agent, again using conventional means for sending 
paper documents. Preferably, the executed closing docu 
ments include the original mortgage note executed by the 
parties at the closing, although certi?cation may involve addi 
tional or alternative documents as Well. 
An electronic data set is also sent 104 to the certifying 

agent. Although the electronic data set is shoWn to have been 
sent 104 prior to the closing, it may also be sent to the 
certifying agent in conjunction With sending 1 08 the executed 
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closing documents to the certifying agent, or may be sent after 
receipt of the closing documents. The electronic data set can 
be variously established. For example, it may be based upon 
information contained in the lender database corresponding 
to the mortgage. The lender is previously apprised of the 
?elds in the data set by the investor, and sends the ?elds and 
corresponding values for the particular mortgage to the cer 
tifying agent. In another example, the lender uses a formal 
electronic document in creating the closing package, even 
though the closing Will implement paper. The electronic 
document can be sent to the certifying agent and other parties 
to transactions related to the mortgage. The electronic docu 
ment Will typically include a data section that contains numer 
ous ?elds and corresponding values for at least one closing 
document (e. g., the note). There, a separate electronic data set 
need not be sent to the certifying agent. Rather, the electronic 
data set is found Within the data section of the electronic 
document. The certifying agent is informed as to the constitu 
ent ?elds of the data set, and accesses the data section to ?nd 
the ?elds and corresponding values in the electronic docu 
ment. Preferably, the electronic data set is sent to the certify 
ing agent using conventional electronic mail, although vari 
ous techniques including but not limited to postal service, 
facsimile, electronic data transfer may be used. The certifying 
agent may be a traditional title company, although there are 
various alternatives. Examples of certifying agents are the 
SteWart Information Services Corp., Fidelity National Title 
Insurance Company, and others. 

Following the closing 106, the certifying agent compares 
the executed closing documents to the electronic data set, and 
issues a certi?cate based upon that comparison, as indicated 
by event 110. This certi?cate contains a number of represen 
tations and Warranties regarding a revieW of the closing docu 
ments. These preferably include representations that the 
executed note has the ?elds and associated values found in the 
data set, that the note Was properly executed pursuant to the 
closing, that the note Was signed as draWn, and that funds 
Were disbursed from the lender to an appropriate recipient 
(e. g., the borrower). In one embodiment, the certi?cate is 
issued pursuant to a contractual relationship involving the 
lender, certifying agent, and the investor. In exchange for 
some form of consideration from the lender, the certifying 
agent issues the certi?cate and is primarily liable for failure of 
any of the associated representations. The investor can seek 
relief for damages resulting from failed representations as a 
party to the contract. Alternatively, the investor can be a third 
party bene?ciary to a contract betWeen the lender and the 
certifying agent. In another alternative, the certi?cate evi 
dences a surety policy that is obtained by the lender, to Which 
the investor and lender are bene?ciaries. 

Although a note is described in connection With certain 
embodiments, the present invention is equally applicable to 
other mortgage documents. The relevant mortgage document 
Will be any document required by the entity providing the 
funds. 
A copy of the certi?cate is sent 112, 114 to the lender and 

an investor, typically along With the note and any remaining 
delivery documents. The certi?cate is preferably sent as an 
Adobe Acrobat® PDF ?le attached to an e-mail that is sent to 
those parties, although other delivery mechanisms, such as 
facsimile, postal, etc. may also be used. A veri?ed copy of the 
closing documents is also preferably sent 112 to the investor 
in conjunction With the certi?cate. This may also be sent as a 
PDF ?le attached to an e-mail. Of course, other formats such 
as TIF, GIF, or others may also be used. 

Pursuant to receipt 116 of a funding request from the 
lender, the investor compares 118 the certi?cate and the note 
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6 
to the funding request information, and sends 120 funds to the 
lender Where a match is found. In one embodiment, the fund 
ing request is veri?ably associated With the certi?cate and 
note through a cross comparison of key pertinent data, such as 
the loan amount, the interest rate, and the property address. As 
betWeen the investor and the certifying agent, a unique num 
ber may also be used to associate a received certi?cate With a 
previously identi?ed mortgage. This number may also be 
used in conjunction With a previous indication that the lender 
Would like to invoke the described closing assurance based 
expedited funding. An attribute may also be associated With 
the funding request to indicate to the investor that expedited 
funding based upon receipt of the certi?cate Will be imple 
mented. This may be in the form of a code, or value in a ?eld 
associated With the request. 

It should be recogniZed that there Will be various altema 
tives to the described process, once the artisan is instructed 
according to the described embodiments. For example, 
although the closing agent and the certifying agent are shoWn 
separately, it is noted that the functions of the tWo entities can 
merge, such that one entity Will perform the functions shoWn 
for both the closing agent and the certifying agent. 
As described, the electronic data set preferably comprises 

?elds and the associated values for a particular mortgage 
transaction. Examples of ?elds in the data set include the note 
date, lender name, lender identi?cation number, borroWer 
name(s), property address, payment address, loan amount, 
type of loan, term, interest rate, and investor identi?cation 
number. Table I lists a preferred set of ?elds that dictate the 
content of an electronic data set. Some ?elds Will have null 
values depending upon circumstances. For example, a ?xed 
rate mortgage Will not have particular values for ?elds solely 
applicable to adjustable rate mortgages. These ?elds are pro 
vided by Way of example, as the requirements and contents of 
the data set may vary depending upon factors such as industry 
standards, customary usage, agreements betWeen certifying 
agents, investors, and possibly lenders, type of document 
being certi?ed, and the like. Thus, an electronic data set may 
include more, less, or different ?elds than those described. 
Tables I and II beloW represent tWo alternatives for the data 
set. 

TABLE I 

Data Set Fields (Alternative A): 

No. Fields 

1. Note Date 
2. Mortgage Identi?cation Number 
3. Lender Loan ID 
4. Lender Name 
5. Place of Payment 
6. Loan Type 
7. BorroWer’s Name 
8. Property Address 
9. City 

10. State 
11. Zip Code 
12. Original Loan Amount 
13. Current Note Rate 
14. 1st Payment Due Date 
15. Original Term 
16. Constant P&I Payment 
17. Amortization Type 
18. Amortization Term 
19. Grace Period 
20. Late Charge for Overdue Payment % 
21. Balloon Call Date 
22. Plan Number 
23. Mortgage Margin 



US 8,626,647 B1 
7 

TABLE I-continued 

Data Set Fields (Alternative A): 

No. Fields 

24. 1st Rate Change Date 
25. First Pmt Chg Date 
26. Maximum Mortgage Rate 
27. Minimum Mortgage Rate 
28. Maturity Date 
29. Closing Agent Name 
30. Closing Agent Phone Number 
31. Closing Agent Fax Number 
32. Closing Agent Email Address 

Multistate Adjustable Rate Note-ARM 
33. ARM Plan Number 
34. Interest rate caps per adjustment 
35. Frequency of change in interest rate and payment 
36. 1st Day of interest rate Change 
37. Calculation of Interest Rate Change-Number of 

percentage points to add 
38. Calculation of Interest Rate Change-Percentage 

to the Current Index 
Multistate Convertible Adjustable Rate Note-WSJ 
1 YR LIBOR 

39. Conversion Option 
40. Conversion Fee 

InterestFirst Fixed Rate Note 
41. Initial Monthly Payment (P&I) 
42. Term of initial payments 

TABLE II 

Data Set Fields (Alternative B): 

1. Closing Date 
2. Lender Loan Number 
3. Lender Name 
4. Loan Type 
5. Borrower’s Name 
6. Property Address 
7. City 
8. State 
9. Zip Code 

10. Original Loan Amount 
11. Current Note Rate 
12. 1st Payment Due Date 
13. Original Term 
14. Constant P&I Payment 
15. Amortization Type 
16. Amortization Term 
17. Balloon Call Date 
18. Plan Number 
19. Mortgage Margin 
20. 1st Rate Change Date 
21. First Pmt Chg Date 
22. Maximum Mortgage Rate 
23. Minimum Mortgage Rate 
24. Maturity Date 
25. Maximum Term 
26. Closing Agent Name 
27. Closing Agent Phone Number 

The electronic data set may also be found within a more 
structured electronic document, such as an electronic mort 
gage document where mortgages are involved. As with the 
data set, formal industry standards, customary usage, or the 
like may dictate the format and content of the electronic 
mortgage document. For example, the Mortgage Industry 
Standards Maintenance Organization (MISMO) originates 
electronic document speci?cations to be used for mortgage 
transactions (see, e.g., draft Smart Document Speci?cationi 
RC6.6, dated Sep. 19, 2002, which can be found at www.mis 
mo.org, or more particularly: <<http://www.mismo.org/ 
mismo/docs/drftspc/draft/EM_WG_SMARTDocSpec_ 
DRAFT_RC66. pdf>>) A service provider may also provide 
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8 
a location through which appropriate electronic documents 
may be created pursuant to a proposed closing or other trans 
action. 

FIG. 2 is a block diagram illustrating components of an 
electronic document used in conjunction with an embodiment 
of closing assurance based certi?cation for expedited mort 
gage loan sales. Of course, other types and formats for elec 
tronic documents can be used in accordance with the present 
invention. The electronic document 200 includes a header 
section 210, a data section 220, and a view section 230. The 
electronic document 200 may also include a signature section 
240 as part of its format; however, the signature section might 
not be used where paper closing documents are used, or the 
signature section 240 may merely indicate that paper docu 
ments were used and signed, in lieu of maintaining an elec 
tronic signature. 
The electronic document 200 is preferably de?ned using a 

mark-up language. The electronic document 200 may be 
structurally altered depending upon the processing environ 
ment. For example, it may become desirable to strip one or 
more of header 210, data 220, view 230 and signature 240 
sections from the electronic document 200 to facilitate pro 
cessing, display, transmission, or for intended use. Particu 
larly, an electronic document that is only intended for 
machine processing may at times only include the header and 
data sections 210, 220, or an electronic document that is only 
intended for viewing may not contain a data section 220 (e. g., 
a billing statement emailed to a client). 
The header section 210 contains information about the 

document itself, such as its version, the type of document 
(e.g., that the document is a mortgage note, trial transcript, 
etc.) and whether or not all parties have signed. The data 
section 220 contains the information corresponding to that 
originating from an equivalent paper document, such as data 
from a mortgage note. The view section 230 contains tags that 
describe how to format and present the data contained in the 
document. For example, the view section 230 contains tags 
that describe how to format and present a printed mortgage 
note. 

The header and data sections 210, 220 are preferably writ 
ten in extensible markup language (XML) and the view sec 
tion 230 is preferably written in extensible hypertext markup 
language (XHTML), which are conventional languages for 
creating electronic documents, although various alternative 
languages may be utilized. The names of the tags and the 
structure of XML documents are de?ned by a document type 
de?nition (DTD). The DTD associated with a particular elec 
tronic document describes the tags or markup and the struc 
ture of the document, and speci?es which tags contain other 
tags. Conventional XML and XHTML programming tech 
niques can be used to create the tags particular to content and 
format required by industry standards or the like. 
The data section 220 can be organized using elements as 

well. For example, it may be generally demarcated by a 
“DATA” element that is subdivided into MAIN and MAP 
elements, with the MAIN element containing the XML struc 
tural description of the data model for the particular elec 
tronic mortgage document. For example, the MAIN element 
might incorporate LOAN (the terms and features of the loan, 
e.g., the interest rate and loan amount), BORROWER (infor 
mation about the borrower), LENDER (information about the 
lender), PROPERTY (information about the property which 
is the subject of the mortgage), and EXECUTION (informa 
tion about the date and location of the execution of the note) 
elements. 
The MAP element generally links ?elds in the data section 

220 to presentation ?elds in the view section 230. An elec 
















